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| ONE HUNDRED YEARS OF POPULATION CHANGE 
C NCE again it is time to take stock of the growth of our metropolitan 
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areas. Final decennial census information is becoming available rapid- 
ly. 


On April 1, 1960, people were interviewed all over the United States by the 
Bureau of the Census in order to fulfill the requirement of the Constitution that 
“Representatives and direct taxes shall be apportioned among the several 
States which may be included within this Union according to their respective 
numbers. . . The actual enumeration shall be made within three years after 
the first meeting of the Congress of the United States, and within every subse- 
quent term of ten years, in such manner as they shall by law direct.” The 
data thus collected are also useful to anyone connected with the real estate in- 
dustry, since population growth is an important factor in that market. 


| 


One of the most difficult problems in measuring the population growth of 
any city or area is the difference in its actual area growth and the growth with- 
in the municipality. Since most 
statistics on population growth are 
by political subdivisions, they are 
only estimates of the actual metro- 


| politan area growth. The metro- 360-70 +29.7% 

| politan area may be spreading into 

| another county before its inclusion 370-30 as * 27.0% 

| in the metropolitan area, or more \880-90 is *32.9%o 

| of the countyis included than should 3 ‘ 

| actually be considered part of the 1890 > & haat tad 

| metropolitan area. The Census \900-|0 i «33.92 

| has defined a Standard Metropolitan - |. Bias 4 

| Statistical Area to include whole bball: — 

| counties, except in New England. 1920-30 +25.5% 
Here, townships are used, since 1930-40 i + 9.1% 
they are a more important political 940-50 + 23.8% 
unit. Essentially, a metropolitan ; 
statistical area is a county con- 1950-60 + 25.3 %o 

| taining a city with 50,000 or more 


inhabitants. Under certain condi- 
(cont. on page 99) 
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Standard Metropolitan Statistical Area 1960 1950 1950-60 Rank 
TOTAL, 207 areas 113,306,550 89,557, 686 +26.5 
CS EEG er ee 120, 377 85,517 +40.8 170 
Gas Une Beso 6 0 et be ee 6 08 513, 569 410, 032 +25.3 45 
EE Ee i ee 75,680 43,617 +73.5 199 
Albany -Schenectady-Troy, N. Y. ....... 657, 503 589, 359 +11.6 36 
memnmame, IT. Blew. 2.2 ccc ce ccccces 262,199 145,673 +80. 0 93 
Allentown-Bethlehem-Easton, Pa.-N. J. .. 492,168 437,824 +12.4 50 
aS lax awaeds at 137,270 139,514 1.f 156 
I Soke > 6 0 6 66 3 664 0-0-66 149, 493 87,140 +71.6 146 
EE, boc awseecserecessa 172, 440 134, 606 +28.1 130 
CS 2 eso bal 6 6 6 6 053-6 bee & 130, 074 124, 403 +4.6 162 
EIS Pee ee Te 1,017, 188 726, 989 +39.9 22 
EE ee 160, 880 132, 399 +21.5 138 
EE ee ee 216,639 162,013 +33.7 112 
eae CEs 4.6.06 0614 60.6 ba 8 212,136 160, 980 +31.8 115 
OS re 291,984 228, 309 +27.9 79 
Baltimore, Md. ....... pats bene s 68 1,727,023 1,405, 399 +22.9 12 
EEE eT Tee ee 230, 058 158, 236 +45.4 105 
DE Diesetesssccevanecse 107, 042 88, 461 +21.0 131 
Beaumont-Port Arthur, Tex............ 306, 016 235, 650 +29.9 77 
Ee 79,016 55,875 +41.4 198 
Binghamton-Endicott, N. Y. ........... 212,661 184, 698 +15.1 114 
SE ee 634, 864 558 , 928 +13.6 38 
EE EE Ce 2, 589,841 2,410, 572 +7.4 7 
iS Cate. ch ¥.6 0 & 4.465% 6 664 334, 576 273, 723 +22.2 68 
eet als . 6 6 6 6606.8 06 149, 458 119, 728 +24.8 147 
Brownsville-Harlingen-San Benito, Tex. ... 151, 098 125,170 +20.7 143 
I re ee 1, 306, 957 1,089, 230 +20.0 14 
a ee ee 340, 345 283,194 +20. 2 67 
TTC RESET CLTTe 136,899 104, 274 +31.3 157 
NS SS | | 132, 436 106,100 +24.8 158 
ESE ee 216, 382 164, 856 +31.3 113 
SE 252,925 239,629 +5.5 96 
SE + veer se ee 272,111 197,052 +38.1 88 
Chattanooga, Tenn.-Ga. .. Weer ee er 283,169 246, 453 +14.9 81 
Chicago-Northwestern Indiana 
Standard Consolidated Area .......... 6, 794, 461 5, 586, 096 +21.6 2 
Die see ceceeeovees 6,220,913 5,177,868 +20.1 
Gary-Hammond-East Chicago, Ind. ,SMSA 573, 548 408 , 228 +40.5 
i Or, . fests cee tb 0s Be 1,071,624 904, 402 +18.5 19 
TS eee eee 1,796, 595 1, 465, 511 +22.6 11 
EE SNE 9” 143, 742 74, 523 +92.9 150 
eee. 5 5 6 6 ba pee & ee 260, 828 186,844 +39.6 94 
Er oe oe ee 217,985 170, 541 +27.8 110 
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POPULATION OF STANDARD METROPOLITAN STATISTICAL AREAS 
“3 April 1, Aprilil, % Change 

Standard Metropolitan Statistical Area 1960 1950 1950-60 Rank 
TT a's 6 6 8 eee 6.6 6 ote enn 682, 962 503, 410 +35.7 34 
ee ae a 221,573 165, 471 +34.0 109 
EL 6 on eas kd 4.0 6cm.0- 0 6 Le 1,083,601 743,501 +45.7 18 
Davenport-Rock Island-Moline, Iowa-Ill. .. 270, 058 234, 256 +15.3 89 
MD, + + secs es 0 6666s 64 oe ee 694,623 518, 642 +33.9 32 
0 ee eae er 118, 257 98,853 +19.6 172 
| ION xk 6 so + Bs 6 oe 0 6 ete 929, 383 612,128 +51.8 24 
nS MO 5 so ss « s & wee %eleee a ee 266, 315 226, 010 +17.8 91 
«6 6050606066606 se ane 3, 762, 360 3,016,197 +24.7 5 
eee re ee 80, 048 71, 337 +12.2 197 
Duluth-Superior, Minn.-Wis. .......... 276, 596 252,777 +9.4 86 
MM, oct ben 86 6 bese 66 6 eae 111,995 101, 639 +10.2 174 
i, ‘cv as 6b 6 6 66a en cee 314, 070 194, 968 +61.1 75 
: £66 é.¢0 60.2. 6-0 06k b.s bo eee 250, 682 219, 388 +14.3 97 
DG ss iu a oo 6 6a 66a 162,890 125, 776 +29.5 137 
ES re ee 199, 313 191,137 +4.3 119 
Cw, BE” once ee ccanh 138, 156 137, 298 +0.6 155 
Fargo-Moorhead, N. Dak.-Minn. ....... 106, 027 89, 240 +18.8 182 
Fitchburg-Leominster, Mass. .......... 82, 486 74, 943 +10.1 196 
7 6h 56 ¢ a 6.46 6 eee de & Oaae 374, 313 270, 963 +38.1 59 
Fort Lauderdale-Hollywood, Fla. ....... 333, 946 83,933 +297.9 69 
DR, 6s 6b ease ee me we he eee 66,685 64, 202 +3.9 204 
P.M i cseiesenvend ev enene 232,196 183, 722 +26.4 104 
i , « s 6% > 0-6 ¥& & 6 tee ae 573,215 392,643 +46.0 42 
TE «°s. 5's 46.0.0 @ 6 64.0 0s ee eee 365, 945 276,515 +32.3 62 
ed ane & o's a 6.9 OO 6 ac aa 96, 980 93,892 +3.3 186 
Galveston-Texas City, Tex. .........2.2-. 140, 364 113, 066 +24.1 154 
Se eee 363,187 288, 292 +26.0 63 
PM, ceocseenesesecveodaa’ 73,418 53, 027 +38.5 201 
CS. Gg nos M6 b-@ 60s eee 125, 082 98,314 +27.2 167 
Greensboro-High Point, N. C. ......... 246,520 191, 057 +29.0 99 
I ia a sae ae i ele aca 209, 776 168,152 +24.8 116 
Hamilton-Middletown, Ohio ............ 199, 076 147, 203 +35.2 120 
is. < 6-665 46.0 e's es 0 6 be ee 345, 071 292, 241 +18.1 65 
I «6 'os 0.66 6. 6n edn wee 525, 162 406, 534 +29.2 44 
0 EE ee 500, 409 353, 020 +41.8 49 
I re eee) ee 1, 243,158 806, 701 +54.1 15 
Huntington-Ashland, W. Va.-Ky.-Ohio .... 254, 780 245, 795 +3.7 95 
EE ee i ee 117, 348 72,903 +61.0 173 
eee ee ee 697, 567 551,777 +26.4 31 
=) & + «666065 + dgees cae Oem 131,994 107,925 +22.3 159 
6s a's 6.6.6 6.0 0b Os ae 6 OORT 187,045 142,164 +31.6 126 
CN ee ee er ee. 455, 411 304, 029 +49.8 54 
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April 1, April1, % Change 
Standard Metropolitan Statistical Area 1960 1950 1950-60 Rank 
EE EE eee ee ee 280, 733 291, 354 3. f 83 
re a gg 5 le ky ate rede Me 169,712 126, 707 +33.9 132 
Kansas City, Mo. -Kans... 5 hae at eddie 1,039, 493 814, 357 +27.6 20 
aes hn ss ks dk 4 ka) male pS eA 100,615 75, 238 +33. 7 185 
Knoxville, Tenn. ...... 5 Rete kg 368, 080 337,105 +9.2 60 
EN er ay a eee 145, 475 89,635 +62.3 149 
nk 54: de eee err 278, 359 234, 717 +18.6 84 
ES eee ij elk lk a ca 298 , 949 244,159 +22.4 78 
ie a ald.4& 6 64k 44 ba ew ee 64, 791 56,141 +15.4 205 
I ee 127,016 48 , 289 +163.0 165 
Lawrence-Haverhill, Mass.-N. H. ........ 187,601 182, 442 +2.8 125 
Se. ee 90, 803 55,165 +64.6 191 
Lewieton-Auburn, Maine ......cccccccecs 70, 295 68, 426 +2.7 202 
GS a ee 131, 906 100, 746 +30.9 160 
ee lie on: a & 4 6.0 ik 6 ow kh 103,691 88,183 +17.6 183 
SS ee er ree 155, 272 119, 742 +29.7 142 
Little Rock-North Little Rock, Ark. ........ 242,980 196, 685 +23.5 100 
SES CSET ET CERT CTT 217,500 148,162 +46.8 111 
Los Angeles-Long Beach, Calif. .......... 6, 742,696 4,367,911 +54.4 3 
ES SSS Ee Se ee eee 725,139 576, 900 +25.7 30 
ES ree Po ere re ee 157, 982 135, 987 +16.2 140 
CS SE ee oe oe ee ee 156, 271 101, 048 +54.7 141 
Re: ne na 6:0 ain 6 6.8 04 OO 6-O4 0 8 a8 110, 701 96,936 +14.2 177 
ee lage Bide 6 < e BIR Sowa 4 0.8.8 180, 403 135, 043 +33.6 128 
Sr SS fig) oa ee 0a a Aa 222,095 169, 357 +31.1 108 
EES EE ee ee 95,512 88, 370 +8.1 188 
EY Oe er eee 627,019 482,393 +30.0 39 
Ge os sa ee ee 6.6.0.0 806.64 +O 4 51,850 44, 088 +17.6 207 
SE er a ee er are 935, 047 495, 084 +88.9 23 
CS rea eo a ere 67,717 25, 785 +162.6 203 
Milwaukee, Wis. ........ 5 irae: ae Ste ce 1,194, 290 956, 948 +24.8 16 
Minneapolis-St. Paul, Minn. ..........6.6. 1, 482, 030 1,151,053 +28.8 13 
NS ee ee 314, 301 231,105 +36.0 74 
ES ea sites Sete ae la 101, 663 74,713 +36.1 184 
RS on aS ale 4 6 0 © 0S we be 08 169, 210 138,965 +21.8 133 
i Se 8 gs 6 8 0 Swe ah Ok 110, 938 90, 252 +22.9 175 
Muskegon-Muskegon Heights, Mich. ........ 149,943 121, 545 +23.4 145 
gE Ee ee ee 399, 743 321, 758 +24. 2 57 
i tte ewe eee eee 143,176 141, 984 +0.8 151 
ED SE rer eee ee ee 129, 397 104, 251 +24.1 164 
EE SS a ee eee 311,672 269, 714 +15.6 76 
EE IEEE a a ene ee 868, 480 685, 405 +26.7 25 
Newport News-Hampton, Va .........+66-. 224, 503 154,977 +44.9 107 
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POPULATION OF STANDARD METROPOLITAN STATISTICAL AREAS 


(2 April 1, April 1, 











% Change 
Standard Metropolitan Statistical Area 1960 1950 1950-60 Rank 
New York-Northeastern New Jersey 
Standard Consolidated Area........... 14,759,429 12,911,994 +14.3 1 
re Des Bey ME co ccseasasas 10, 694, 633 9,555, 943 +11.9 
a a er os 1,689, 420 1, 468, 458 +15.0 
Jersey City, N. J., SMSA .......e20- 610, 734 647, 437 -5.7 
Paterson-Clifton-Passaic, N. J., SMSA. 1,186,873 876, 232 +35.5 
pepeeneees County, MW. Jd. 2. cc ccc ncen 433, 856 264, 872 +63.8 
eT fo a Saeed 143,913 99,052 +45.3 
Norfolk-Portsmouth, Va. .......-.cceccss 578 , 507 446, 200 +29.7 41 
EES os 5. 6, 6-0. 16. b beLS 0. oe 96, 756 65,685 +47.3 187 
SIG 6 & & 6.6 6.0 4.0.4 Was «sl e ee 90,995 42,102 +116.1 190 
PS «¢-0}.0ss0.0s ok 606 00 Oee 110,774 83,319 +33.0 176 
eee, Gin. we eee eewenke 511, 833 392, 439 +30.4 46 
I SEE. 5 6 6-00 0 68 6 cen Eee 457,873 366, 395 +25.0 52 
I ik a a's 6-d:'¢ 66-0 & 6.gue 318 , 487 141,833 +124.6 73 
So ss 5-6 wo 8s ee Oe eee 203, 376 131, 260 +54.9 118 
SEE Sik do oe 6 0. 0» OM AS oe 288 , 833 250, 512 +15.3 80 
Ee eee ere ee 4, 342,897 3,671, 048 +18.3 4 
v ie: a+ 6% 4.6.) 04:4.eiek ewe eae 663,510 331, 770 +100. 0 35 
CL Ses eee ee 2, 405, 435 2, 213, 236 +8.7 8 
i 5s 6a 6 ae oh © hee ee 73,839 66, 567 +10.9 169 
ES ee ee 120,655 119,942 +0.6 200 
I: I, UNS! 8 se lo ee oe 821,897 704, 829 +16.6 26 
Providence- Pawtucket, R. I.-Mass....... 816,148 760, 202 +7.4 27 
IN UE? 1 gw. S..e, » e NO bck te eh 106,991 81,912 +30.6 181 
ES ss 66s Ss 60 6 ee ode ee 118, 707 90, 188 +31.6 171 
I nies +. dk 0 4.0.0 6 amis oe we ee 141,781 109, 585 +29.4 152 
CO eee ee ee 169, 082 136, 450 +23.9 134 
PS eee ee Ts ee ee 275, 414 255, 740 +7.7 87 
I e 06. iu Ow. Bs. 6 64s ie 6 oe 84, 743 50, 205 +68.8 195 
Tr! > 6 8 s\0.6 02 6 beers 6 bs eae 408 , 494 328, 050 +24.5 56 
6 in. Sk bo Ooo Onke ele e eee 158, 803 133, 407 +19.0 139 
i A wip) eb & 4S Bin: 4 pees 586, 387 487,632 +20.3 40 
A SE ee ee ee ere 209, 765 152, 385 +37.7 117 
CS eee eee eS 502, 778 277,140 +81.4 48 
TS: 9.5 & 4.4 6 4.4.0 6-6 4a eee 190, 752 153,515 +24.3 121 
EIR Shs » 0.6 00-4: b 6 6-0 «a ee 90, 581 96, 826 -6.4 192 
OE, sw kk 0k 46 6 Oe ee 2,060,103 1,719, 288 +19.8 9 
I MD «Sg. c. 5 0. 6s 6584 a ge 383,035 274, 895 +39.3 58 
SS + 6 6.0 a0 0 a8 a8 6 0 ee 64,630 58,929 +9.7 206 
I OM, 5.46 ee ce: a > oe ee 687,151 500, 460 +37.3 33 
San Bernardino-Riverside-Ontario, Calif. .. 809, 782 451, 688 +79.3 28 
CE ee ee eee ee 1,033,011 556, 808 +85.5 21 
San Francisco-Oakland, Calif........... 2, 783, 359 2, 240, 767 +24.2 6 
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April 1, April1, % Change * é 
Standard Metropolitan Statistical Area 1960 1950 1950-60 Rank 
i a 642,315 290, 547 +121.1 37 
iE, 7 5k 2 6 bab 66 0 4 0100 at 168 , 962 98, 220 +72.0 135 
CS ae ae 188, 299 151, 481 +24.3 124 
a a ole po ms i uo & 6 anes D, Oa 234, 531 257, 396 é 103 
ES ann os 6 6 6 6 6a pe wae we A 1,107,213 844,572 +31.1 17 
ee ee 281, 481 216, 686 +29.9 82 
Sioux City, Iowa ....... : ae me a8 % & aaa 107,849 103,917 +3.8 180 
EE. 1s 5 4 4s 6 eb ee b O46 0° 86,575 70,910 +22.1 193 
nS «ae «sé «6946.6 866 6 06.9.9 .6's 238,614 205, 058 +16.4 101 
oo. 6 5b 5 e664 be 606s 278, 333 221, 561 +25.7 85 
A re oc ee ee 146, 539 131, 484 +11.5 148 
Springfield, Mo. ........ a ee ee 126, 276 104, 823 +20.5 166 
Ne a nein 6 oe iw Bed) bed 131, 440 111,661 +17.7 161 
Springfield-Chicopee-Holyoke, Mass. ....... 478 , 592 413,494 +15.7 51 
EE ee Ghd 6 6 se 4-8 o's o aah es 178, 409 134, 896 +32.3 129 
Steubenville-Weirton, Ohio-W. Va. ........ 167, 756 157, 787 +6.3 136 
ge oc ada a en ee ewe 249, 989 200, 750 +24.5 98 
I I Me, a 0 0 oi0 « is eae 8-4 bw ae 563, 781 465,114 +21.1 43 
EE ee ee ee 321, 590 275, 876 +16.6 72 
awa, Peeeteeure. Fig. .. wc ccc ccscee 772,453 409,143 +88.8 29 
Se css os ees 6k eee 6 wb 0S 108, 458 105,160 +3.1 179 
ME, fo ches ee eee 60's 91,657 94, 580 189 
es a 6 bas 6 heh hha eee ee & 456,931 395, 551 +15.5 53 
EES ee are ee 141, 286 105, 418 +34.0 153 
ee ee i aie sg sb 6 64 0488 oe a bo 266, 392 229, 781 +15.9 90 
Ee ee (At eeeane kes ee 265, 660 141, 216 +88.1 92 
ee aks ne 6 8k 8 eo ee eek eae 418,974 327, 900 +27.8 55 
CO eee ee 109, 047 94, 092 +15.9 178 
EE Sit a oy kek aR Ode oe S 86, 350 74, 701 +15.6 194 
Ee ee ee 330, 771 284, 262 +16.4 70 
eee 2 ee eer ere 150, 091 130,194 +15.3 144 
SR eee 2,001, 897 1,464, 089 +36.7 10 
Waterbury, Conn. ...... y S00 ke alenee ek Ss 181,638 154, 656 +17.4 127 
Waterloo, Iowa ........ Tere ores Te 122, 482 100, 448 +21.9 168 
PO WOR, cccsscenneoenees 228, 106 114, 688 +98.9 106 
i, WE OED ccc ees ones eeeses 190, 342 196, 305 122 
EE EE a eee ee ee 343, 231 222, 290 +54.4 66 
EE Pe a ee eee 129, 638 105, 309 +23.1 163 
Wilkes-Barre-—Hazleton, Pa.............-. 346,972 392, 241 1 64 
ES EE eee 366,157 268 , 387 +36.4 61 
a oer a 189, 428 146,135 +29.6 123 
Se eee ee eae eee ee 323, 306 303, 037 +6.7 71 
Eg a oP rr ae 238 , 336 202,737 +17.6 102 
meeesown-Warren, Ohio... sc sceseccces 509, 006 416, 544 +22.2 47 
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RATE OF POPULATION GROWTH—1He 100 LARGEST METROPOLITAN AREAS 


AS A PERCENTAGE ABOVE OR BELOW TYPICAL GROWTH 
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PERCENTAGE ABOVE OR BELOW NORMAL GROWTH 
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RATE OF POPULATION GROWTH—1ne 100 LARGEST METROPOLITAN AREAS 


AS A PERCENTAGE ABOVE OR BELOW TYPICAL GROWTH 
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RATE OF POPULATION GROWTH re 100 LARGEST METROPOLITAN AREAS 


AS A PERCENTAGE ABOVE OR BELOW TYPICAL GROWTH 
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(cont. from page 85) 

tions a county containing two adjacent cities may become a metropolitan area 
if the sum of the population is 50,000 or greater. Adjacent counties are in- 
cluded in the metropolitan statistical area if enough people living there work in 
the central city or vice versa. Mention should also be made of the new Stand- 
ard Consolidated Areas. They are New York-Northeastern New Jersey, and 
Chicago-Northwestern Indiana. These were formerly standard metropolitan 
areas, but for technical reasons have now become several metropolitan statis- 
ticalareas, each making up a standard consolidated area. We feel that these 
larger areas are more representative of the populationof the metropolitan com- 
plex and so have ranked the two standard consolidated areas as if they were 
standard metropolitan statistical areas. 


The tables on pages 86 through 90 show the 1950 and 1960 populations of 
each area by its 1960 definition and the percentage change in the population that 
has taken place. We have also shown the rank of the area. There are 207 
areas listed. Since making up the table, however, we have received informa- 
tion of a new metropolitan statistical area. It is New London-Groton-Norwich, 
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Connecticut, with a total population of 156,913 persons. This is a 44 percent 
increase over the 1950 population of 108,937 persons. 


We have charted the percent above or below average growth accomplished 
by each of the 100 largest areas during each decade from 1860 to 1960. You 
will find these on pages 91 through 99. The chart on page 85 shows the aver- 
age growth for these areas in each decade. Let us take one city to demon- 
strate what this means. From 1860 to 1870 population growth in San Francisco 
was 408 percent greater than the typical growth of 33.7 percent for the 100 
largest areas. On the other hand, from 1950 to 1960 its growth was 4 percent 
less than the typical growth of 25.3 percent for the 100 largest areas. 


The tremendous urbanization of the United States is shown by the fact that 
there were Only 19 areas with more than 100,000 inhabitants in 1860. Now, 
100 years later, there are 186 areas with a population greater than 100, 000. 


This growth, however, varies from place to place. There are always cit- 
ies doing better than the average, while others are doing worse. Of the 16 
areas with an increase in population from 1950-60 over 100 percent greater 
than the average, 13 were located in Arizona, California, Florida, and Texas. 
As we pointed out last month, these are also the areas of boom real estate ac- 
tivity. Several areas have always had greater than average growth during the 
last 100 years. They are Atlanta, Georgia; Houston, Texas; Jacksonville, 
Florida; and Los Angeles, California. Oklahoma City, Oklahoma; Phoenix, 
Arizona; Bakersfield, California; Fort Lauderdale, Florida; and Honolulu, 
Hawaii, have had increases in population greater than the average during their 
existence. 


Some areas have always been growing less than average. This does not 
mean that they have failed to grow. It merely indicates slower growth than in 
the 100 largest cities. These areas will, however, show a lower turnover in 
real estate ownershi 


Probably the most interesting cities are Dayton, Ohio; Louisville, Ken- 
tucky; and New Orleans, Louisiana. After many years of below-average 
growth, they have shown above-average growth in the last two orthree decades. 














